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SECTION A: PURPOSE AND USE OF THE INTERIM MANAGEMENT GUIDE

The Kent Narrows has been identified by the Queen Anne's County Planning Department as a gtrategic
asset which can enhance the County's ability to attract tourist, retail, hospitality, entertainment and
related economic activities. Following a preliminary study of the development issues of the Narrows,
the County Commissioners decided that a strategic plan was required to guide future development (and
rédevelopmént) to achieve the best and highest uses for the area. The principal objective in this
undertaking is to foster a development program which provides economic benefits to the County's
citizens generally, And the Narrows area specifically, while reinforcing the environmental and values

which characterize this Eastern Shore community.

The strategic development program the County is undertaking involves an analysis of the economic,
market and land development factors which will directly impact the feasibility and desirability of
alternative courses of action. To be successful as a destination place, the Narrows must distinguish itself
from other Eastern Shore locales with which it will competé fbr tourist, retail, boating, lodging and

recreational trade.

The strategy which the County seeks to develop is to be guided by and informed through the
participation of a broad spectrum of citizens. The County Planning Department intends to sponsor a /
series of small group meetings ang towirmeetings to encourage the identification and sharing of g

concems, conflicts, information and ideas. In addition, the Department intends to keep all interested

parties informed of the major steps in the strategic development process through regular correspondence.

The County recognizes that the world will not stand still over the six month period required to evaluate
the various markets, sites and program elements upon which a competitive development strategy must be

based. For that reason, an Interim Management Guide (IMG) was drafted to assist decision makers in
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evaluating development proposals and redevelopment plans submitted prior to the adoption of a strategic
plan. Itis not the intention of the County to delay unnecessarily or otherwise obstruct the entrepreneurilal
energies of local business people or outside investors. To the contrary, the success of the Narrows
largely depends upon productively marshalling these energies. Howevef, with only 11% of the total
acreage of the Narrows currently qualifying as prime developable land, it is essential that projects be
consistent with overall development objectives for the area. While that vision for the Kent Narrows is in v
the process of being formed, development proposals must be addressed in a timely and direct manner,
and evaluated in regard to their potent_ial impact on the Narrows area. The purpose of this document is to
outline the major types of development issues which are likely to come up during this pcn'od, and to

provide a number of simple guidelines for decision makers in addressing these matters.

Projects which do not meet these criteria or only partially comply with them, can either be denied or
reviewed for modifications required for resubmittal. The purpose of the Level I criteria is to provide for
a quick turn around in the project review process, without compromising the development potential of

the Narrows prior to the adoption of a strategic plan.

Ya?

. _s~Level II evaluation criteria provide for a more thorough assessment of a project's potential impact on the
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value of the Narrows as a strategic asset for community economic development. These "Asset.

Management Criteria” are also-organized into three areas of review:

+ an assessment of the proposed project's impact on strategic sites and areas with the
Narrows '

» an assessment of the proposed project's impact on the Narrows in regard to the activities
and/or facilities which will be produced and their servicing and infrastructure requirements

 anassessment of the developer's qualifications to successfully carry out the proposed
project
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The Interim Management Guide is not intended to replace or modify the parameters for development
which were established through the County's Zoning Ordinance and Subdivision Regulations (as
amended April 24, 1989). Instead the IMG is intended as a complimentary document, which

incorporates the current land use provisions within a larger strategic development framework.

The IMG is organized by two "levels” of evaluation. Level I evaluation criteria concern the compatibility

of the proposed project with general development and land use objeétivcs. The IMG divides these

criteria into three areas of review:

«  an assessment of the fit of the proposed project with the preliminary objectives related
to the strategic development of the Kent Narrows

« an assessment of project compliance with relevant zoning, sub-division, land use and

regulatory parameters as expressed in the County's Zoning Ordinance and Subdivision
Regulations (1989) and current Critical Areas and Wet_landsvdcsignations

EN

+ anassessment of the project’s compatibility with the goals and objectives of the County's
Master Plan (1984)%, 1
NS

Four potential development situations are reviewed: (l)development proposals involving parcels located
within the Narrows; (2)rédcvclopmcnt proposals for existing developments within the Narrows; ) 1and
acquisition activity within and in close proximity to the Narrows; and (Dissues raised by community

and/or individuals and groups with legitimate interests in the Narrows.
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SECTION B: LEVEL IGENERAL EVALUATION CRITERIA :
Review of Project Compatibility with General Development and Land Use Objectives

Three sets of criteria should be used in the preliminary evaluation of all development proposals,
applications for variances, property improvements and related requests requiring administrative

discretion. First, the preliminary objectives which are being used to guide the strategic development

' program'should be recognized and adhered to as part of the review protocol. Not utilizing these

principles could seriously impair the potential of the Kent Narrows development program prior to its

adoption.

Second, the current zoning, land use and regulatory parameters which have been applied to the Kent

V'Narrows area must be respected throughout the Interim Period. While, the strategic development

program may call for a modification of certain zone classifications and land use designations, no

exceptions or modifications to these parameters should be entertained during the Interim Period.

Third, the County's Master Plan goals and objectives which apply to the Kent Narrows area and td
specific zones and sites within Kent Narrows, should be reviewed in relation to the proposal or request

under evaluation.

These criteria should be made available to all developers, property owners, investors and interested

parties (along with the County's Master Plan and Zoning Ordinance) so the basis of the preliminary

-evaluation for compatibility is generally understood. It should also be clearly undérstood that a second

level of evaluaton regarding the value creation potential of the projects may also be undertaken to ensure

that project approvals during the Interim Period do not seriously constrain the County's strategic goals

for the Narrows.
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I-1. f Fit with Prelimi i
Development Program :

I-1-1 Backeroun

As was discussed in the report of July 20, 1988, the current development pattern in the Kent Narrows
area is taking the form of a high speed thoroughfare. The improvements to Route 50, including the
construction of the fixed high span bridge and limited on-off access ramps, combined with what are
generally small land parcels, point to a strip-style development characterized by fast food restaurants,
convenience stores, mini-malls and fuel stations. While these are clearly revenue producing activities,

the County desires to create destination-oriented activities which encourage longer stays and the potential

for higher per capita spending.

To establish destination type activities will depend upon a strong development theme which creates an
ambiance and a distinct character for the area; on an appropriate mix of activities which attracts a range of
visitors, shoppers and tourists; on the identification of special attractions or "target facilities”; and on a

site and phasing strategy which takes into account the limited number of prime sites, access to the water

and exisiting facilites.

Five core markets are being evaluated in the strategic planning process in terms of their revenue

generation potential. These are:

~+ Destination Trade: focused on specialty retail / outlet shopping, cultural and
entertainment activities, and events-oriented trade. o

+ Intercept Trade: focused on drawing shore-bound and return traffic off Route 50t0 -
food, shopping and leisure activities.
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+ Itinerary Trade: focused on drawing tourists visiting various Eastern Shore
communities to the north and south of the Kent Narrows. :

+ Maritime Trade: focused on attracting boaters to marinas within the Narrows area, and
enhancing retail, food and entertainment linkages with these facilities. '

~ Second Home Trade: focused on evaluating the potential of the second home market
to support leisure, recreational, retail and related activities within the Narrows area.

M x
' )
[
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I-1-2 ic Development Evaluation Criteri

Based on this analysis, recommendations wiIl be made in regard to the type of development, mix of
activities and special facilities that are likely to confer the greatest economic benefits for the County. In
addition to economic considerations, five criteria were identified which are to be used in evaluating the
development alternatives. During the Interim Period, these criteria should be used in evalﬁating

proposals for development of redevelopment.

+ Enhancement of Kent Narrows Business Infrastructure: The development program
should support, reinforce and/or enhance the existing restaurant, retail and maritime

trade located within the Narrows. The deVelopment of the Narrows is not intended
to displace or replace this base of activities, but rather to build on them. It should
be recognized that many of these businesses will be impacted by the construction the
Bridge and Route 50 improvements scheduled over the next three years.

. g:Qnsidgm;iQ'n of At-Risk Industries: The development program should evaluate v

alternative means of supporting those economic activities and ways of life which are.

- most at-risk in the Eastern Shore generally and the Narrows specifically including
seafood harvesting and seafood processing. The watermen and their future are to be
given special consideration, recognizing the economic jeopardy of this traditional
fishing industry along Maryland's Eastern Shore.

«  Enhancement of Water-Orientation: The development program should support public -
access to the waterfront and the expansion of water views, while protecting the most
sensitive and fragile parts of the aquatic environment. At the current time, despite the
amount of water frontage public access and views are often limited and at times are

unpleasing.

« Swategic Linkage with Route 50 off/on ramps: The development program‘should target

key elements and facilities to those sites directly accessed by the new on/off ramps
which will be constructed as part of the Route 50 i 1mprovement plan. In addition,

' special consideration should be given to changes in accessibility to sites and facilities
along Route 15 and various secondary roads as a result of these new interchanges.
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« . Suport for Site Linkages and Compatibility: The development plan should encourage;

support and provide guidance for programmatic and/or thematic linkages between
parcels and sites which are located adjacent to one another or within the same area or
zone. The development plan should also discourage discordant or non-compatible
uses on adjacent sites or parcels located within the same area or zone. Given the
predominance of small parcels, some level of piecemeal development is anticipated
and should be guided to avoid the devaluation which can result from incompatible use

patterns.

The Planning Department and County Commissioners should consider these preliminary guiding

objectives in evaluation of development proposals during the Interim Period.
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12 Assessment of Fit with Current Zoning, Land Use and Regulatory
Parameters ‘ '

I-2-1 Bac kg: ound ‘

As réviewcd in the July 1988 report on development issues, the Qu;:en Anne's County Planning
Department has established zoning and land use designations to encoﬁragc certain levels of development
cohsiétent with the general goals of the Master Plan, but in recognition of the special circumstances andb.

conditions within the Kent Narrows. These parameters are reviewed briefly below. (For more detailed

discussion refer to the July, 1988 report: Issue Area I, pp.1-15 and to the County's amended Zoning

Ordinance of April 24, 1989).

" Current Zoning Designations

Presently, five of the Cournty's zoning classifications are found in the Narrows. They are listed below

along with a brief description of their respective purposes:
a. - Village Center: Encourages new development or redevelopment with
specific design/site plan requirements. Almost all uses

allowed are conditional.

b. Urban Commercial: Permits moderate intensity retail, office, service businesses
and industrial uses with suburban design standards.

¢. Countryside: Transitional residential district between farmland and more

urban areas.

d. Neighborhood ' .
| ‘Conservation: v Preserves the character of existing neighborhoods. .

‘e Suburban |
Residential:  Allows moderate density residential development.
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The amount of land assigned to each one of the five zones and its percent of the total acreage within the

Narrows is as follows:

620 acres . 65%

Village Center
242 acres 25%

Countryside
Neighborhood Conservation 56 acres 6%
3%

Urban Commercial . 28 acres
Suburban Residential 9 acres

9535 acres 100%

The dominant zoning category in the Narrows is clearly the Village Center Zone, comprising 620 acres

or 65% of the study area. Furthermore, 52% or 325 acres of the land zoned Village Center Zone is

described as "...encouraging new development or redevelopment that enriches the unique qqalities of an
area." This zone permits, by conditional approval, a wide variety of commerical, residential,
institutional and light industrial uses, on relatively small parcels. Th¢ floor area ratio, F.A.R,, at .3, is
one of the highest in any County zoning catcgdry. This combination of vacant Village Center land, a

wide variety of acceptable uses, small minimum parcel size and high F.A.R., make the Narrows area an

attractive location for future development. These public policies give a signal to a prospective developer

that the County is encouraging growth in this area.

The second largest zoning category in the study area is residential with 307 acres zoned in that
classification. However, 230 or 75% of those acres are vacant. A closer look at the vacant residential
-acreage indicates that over 50% of the land is wetland or single family infill lots. Residential

development, on the remaining land, is low density and will not have a great impact on the character of

the Narrows.

l presently vacant. By its description, the Village Center Zone is conducive to development. Its goal is

10



Current Land Use Designations

"~ A survey of the Narrows showed five dominant land uses. First, and most abundant, is vacant land. ‘

This category makes up over 69% of the study area or 663 acres. Second, is commercial land use which
includes offices, retail establishments, restaurants, seafood industries, marinas and marina related uses.
This catcgory contains 143 acres of land or 15% of the land area. The third land use surveyed is single
family detached residential comprising 9% of the Narrows or 81 acres. Fourth is multi-family residential

(condominiums) which accounts for 60 acres or 6% of the land area and finally, utilities, which consists

of 8 acres or 1% of the entire Narrows area.

The commercial uses tend to be concentrated at the Kent Narrows Bridge location on both the north and
south sides, while the residential uses cluster in the eastern end of the study area, again, on the north and
south side of U.S. 50. Vacant parcels are scattered throughout the Narrows with no régular pattern,

however, they do tend to front directly on U.S. 50 yielding over 2 1/2 miles of vacant land with

highway frontzige.- This is due to the fact that most develobed land in the Narrows is waterfront oriented

leaving the interior parcels among the last to be developed. 1t can also be noted that there is over nine
miles of shoreline associated with vacant parcels. The seafood industry and restaurant concentration is

located on the shoreline within the commercial area surrounding the Kent Narrows Bridge on both the

north and south side of U.S. 50.

Wetlands Designations

One of the dominant land features in the Narrows is the presence of environmentally sensitive wetland
areas. After vacant parcels, this is the largest single land feature in the study area making up over 37%
or 357 acres of land area. These wetland areas show no regular pattern of occurence. By their nature,
however, they are predominantly adjacent to shorelines. The State of Maryland has identified these L

wetland areas as critical to the environmental future of the Chesapeake Bay and has afforded them strictly

enforced protection.

11
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By their sensitive environmental nature, wetlands restrici development. With over one third of the
Narrows area in wetlands, mﬁch of the developablé land is severely restricted. Indeed, over 50% of the
vacant land in the study area is wetland which is evenly distributed throughout the Narrows. Since most
of the wetland area is located along the shqrelinc, a good deal of very desirable waterfront land is Inot
available for development. The waterfront land that is available, however, is concentrated directly north
and south of the Kent Narrows Bridge within the existin g concentration of commercial uses making this

area highly desirable for development and i‘cdcvclopmcnt.

Critical Areas Designations.

In response to the State of Maryland's Critical Area Legislation aimed at cleaning up the Chesapeake

“Bay, the County has made findings regarding land that shall be located in the Critical Area (1000’

landward along the tidal waters of the Bay). As it has been mapped, the entire Narrows area lies within

~ this critical area, becoming subject to environmental restrictions on development. In addition, the

Couhty has mapped development areas in response to the Critical Areas Legislation that further regulates

development. Three development areas have been designated:
. Intensely Developed Areas (IDA), allowing the greatest amount of development density;
+ Limited Area Development Areas (LDA), having a lesser amount of permitted density;

» Resource Conservation Areas (RCA), which have the greatest restrictions on property
~ development.

The study area is divided into these three classifications by the:following percéntages: IDA 24.5%,LDA
23.5%, and RCA 52%. Over half the study area lies within the Résourcc Conservation Arca, the most
restrictive zone. Practically all the area designated Intensely Developed Area is located in the western
end of the Narrows on both the north and south sides of US 50, in the area bordering the Kent

Narrows Bridge.

12
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will primarily be undertaken by a review of the County's relevant zoning ordinances anyision
etlan

I-2-2 = Compliance Based Evaluation Criteria

During the Interim Period the County's designated system of zoning, land use, wetlands and critical
areas should be followed without exceptions or modifications. Any and all changes to zoning and land
use dcsignatibns should occur in relation to the strategic development i)rogram., The evaluation of
project compatibility with these established parameters involves a simple check of conformance. This
regualtions as set out in the amcndcd provisions of April 24, 1989. Critical Areas and ds should
be reviewed against current designations, as described in the County's fbrmal rcsbonse tothe Maryland's
Department of Environmental\PR)t%tion, and illustrated on the land use plans developed by the
consultants. This information shoula be made generally available to developers, property owners,
investors and other interested parties should be informed of the designated system to avoid the -
submission of proposals which are incofnpatible. These parties should also be encouraged to make
suggestions regarding modiﬁcétions to this system as part of the strategic development process being

conducted during the Interim Period.
Compliance with Zoning Designations

All projecté for development and fcdcvelopmcnt should be evaluated in the context of
County's Zoning Ordinance of April 24, 1989 to assure the type and intensity of

- development meets the intentions of the County in establishing zor;ing districts, use
regulations, performance standards, site development standards, conditional uses and
development parameters. These regulations and the attendant administrative ;Srotocois are

clearly specified in the Zoning Ordinance and Subdivision Regulations.

13
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Compliance with Land Use Designations

All development and redevelopment must comply with land use designations, as specified in -
the Master Plan and Zoning Ordinance and Subdivision Regulations (1989). Land parcels
are classified into four categories: commercial, residendal,w and industrial.

Within these classifications, levels of intensity for development are detailed in Articles III

and IV of the Zoning Ordinance (as updated April 24, 1.989).
Compliance with Wet Lands Regulations

Proposals for development or redevelopment projects should meet with Queen Anne
County's Comprehensive Plan directives for wetlands protection. This step is intended to
assist developers in selecting areas which are not prone to flooding, inadequate soil support,
limitations for on-site domestic waste disposal or any other factors detrimental to
development and constrﬁcﬁon. The State of Maryland's classifications of wetlands will also

have to be consulted to highlight additional areas omitted from the County's plan.
Compliance with Critical Areas Designations

Proposals for development must comply with Critical Areas Designations as these

environmental restriciions apply to the IDA, LDA and RCA development areas as currently

zoned within the Narrows. As noted the entire Narrows area is considered a Critical Area,

- over half of which is severely restricted as a Resource Conservation Area (RCA)..

14
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thpliance with Maryland DOTU.S. Highway 50 Improvement Plan

Any and all proposals for development or redevelopment projects should be reviewed in
relation to the U.S. Route 50 Highway Improvement Plan, including construction phase
staging areas and mobility requirements. This review step is intended to protect potential
dcveldpcrs against detrimental conditions and impacts, and to ensure key development
parccls located between U.S. 50 and Route 18 with dual frontage are recognized and
cevaluated as high value parcels. Properties along the eastern and western Highway 50

Intérchangcs should be similarly recognized and reviewed.

15
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Figure 4
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131  Background

Thé Queen Anne's County Comprehensive Master Plan (1975, updated 1984) was developed to direct
growth and development within the Districts by establishing goals related to land utilization, economic
development, environmental quality, historic and cultural preservation, housing, transportation, urban

design, parks and recreation, public utilities and community facilities.

Unlike the targeted objectives being formulated as part of the current strategic development program for
the Kent Narrows, the goals and objéctives of the Master Plan represent a broad set of guidelines for
managing physical, economic and social change. It is important to pdim out in this regard, that these
goals and objectivesbwill vary in terms of their relative importance depending on area specific

development issues. The Kent Narrows, in particular, represents an area that is considered unique

because of its urban character and position as a gateway.

In reviewing projects and proposals during the Interim Period, it may be useful td refer to the Master
Plan goals and objectives to ensure that proposed projects are generally compatible with district-wide

growth and development guidelines.

16
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I-3-2 - Master Plan Evaluation Criteria: District-Wide Goals and Objectives P

LAND USE - GOAL,
To direct the Districts' growth and development to areas that are appropriate for development by
assigning an orderly and efficient utilization of land, while protecting and enhancing the Districts’ rural

and marine environments.

LAND USE - OBJECTIVES

+ Coordinate zoning and subdivision actions with water and sewer extension to ensure
that land development takes place in accordance with the Comprehensive Plan Update
for the Districts.

+  Maintain a rate of growth which falls within the County's ability to provide services.

Stage development so that capabilities of existing and programmed water, sewer and
. storm water utilities are not exceeded. ' |

+ Revitalize existing towns-and villagcli through the maintenance and re-use of existing
structures and the elimination of physical blight. '

+ Require that all new develdpment meet a high standard of planning, design and
workmanship.

« Provide good waterfront access for the District’s residents with minimum impact on
the natural environment. ‘

«  Minimize the conflicts between the uses of land and the uses of water.

17
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ECONOMIC DEVELOPMENT -
To reinforce the Districts' present economic structure based on seafood industries and tourism with

supporting diversified light industries and service businesses.

ECONOMIC DEVELOPMENT - OBJECTIVES

+  Encourage and provide for the upgrade and maintenance of the existing commercial
businesses' appearance along Highway 301/50.

» Locate commercial activities where the vehicular access is adequate and where
pedestrian andbike paths can be integrated into the design.

«  Strengthen the Districts' role as an important marine and recreation center in the regional
economy.

+  Attain and maintain a high rate of employment consistent with the Districts' economic
role and the skills and occupational desires of the residents.

» - Locate industrial development to areas where it will minimize disruptive effects on
traffic circulation and adjacent land uses.

» Improve the average incomes of residents through retention and development of
businesses that provide relatively high levels of wages and salaries.

« Develop a mix of diversified enterprises emphasizing marine and recreation-related

businesses that will improve the stability of employment and incomes.

« Locate proposed village activity centers in areas where they will provide commercial,
social, cultural, educational and recreational needs of adjacent residential development.

«  Capitalize on the benefits of tourism through development of new visitor attractions and
the support of existing tourism related enterprises.

18



ENVIRONMENT GOAL

To protect and preserve the quality of the District's environmental quality.

ENVIRONMENT - OBJECTIVES

Avoid destruction of environmentally sensitive areas, such as wetlands,
—floedplaias; woodlands, areas with substantial vegetation and wildlife habitats.

Preserve tidal and nontidal wetlands and wildlife areas.

Require the reclamation of lands disturbed by resource extraction, construction and |

natural evéents.
- Preserve the natural beauty of the waterfront.

Preserve the visually open character of the District's rural environment.

19
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HISTORY - GOAL

To protect and preserve the District's cultural and historical heritage.

‘HISTORY - OBJECTIVES

Attract new businesses, tourists, and visitors, stimulate retail sales, and increase sales
tax revenues by revitalizing historically significant buildings and neighborhoods.

Increase property tax revenues by rehabilitating historic buildings.

Publicize the available tax advantages for rehabilitation and restoration of historic

properties.

Create new jobs in the construction field and later in office, retail, restaurant and

tourism activities from renovating historic buildings.

20



H ING - GOAL

To protect and improve the quality of ncighborhoods and residential developments.

HOUSING - OB IVE

- Encourage neighborhood design which stresses neighborhood quality and which
minimizes the cost of subsequent neighborhood maintenance and upkeep to taxpayers.

} »  Upgrade the quality of existing and developing neighborhoods with assets and
amenities that ensure stability and provide a sound basis for the protection and

enhancement of homeowner equities.

Demolish vacant, run-down houses which cannot or will not be upgraded in order to
' ’elimi‘nate their blighting influence on the rest of the neighborhood. '

Provide for the expeditious removal of existing incompatible, illegal, or

‘nonconforming uses in existing residential neighborhoods.

«  Assure that future neighborhoods and housing are designed and located to be protected
from floods and storm water damage, as well as adverse impacts of excessive noise
and vibrations from adjoining uses, and by placing high priority on correcting and
preventing such deficiencies in existing neighborhood areas. ‘

«  Provide for effective transition between residential neighborhoods and adjoining
nonresidential uses through the imaginative use of urban design and the development

of effective buffering techniques and standards.

+  Provide for a compact and éontiguous residential pattern that will minimize the costly
scatterization of public services, facilities and utilities that are responsive to the specific

needs generated by the residents of each community.

+  Provide that local educational, recreational, commercial, and service facilities are.
designed and situated so as to be community assets.

21



<

TRANSPORTATION - GOAL

To provide a safe, effective and efficient transportation system to maximize accessibility, opportunity

' and movement of people and goods.

I
I
I
I
I
]
I
I
!
|
|

TRANSPORTATION - OB VE
Channel the highway traffic of U.S. Route 50 through the Districts safely and
expeditiously with as much benefit to the Districts economy as can be secured and

with a minimum of disturbance to its residents and environment,

Keep the road system maintained to a high standard of repair and designed to a high
standard of safety. '

Design, develop and improve the transportation system as a comprehensive network.

Stage the development of the transportation system to compliment the overall
development of an area. ‘

Use buffers between transportation facilities and incompatible adjacent land uses.

Minimize the introduction of traffic in residental areas and in environmentally sensitive
areas. ' '
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RBAN DESIGN - GOAL

To improve the quality of development, strengthen the image of the District, promote their heritage

and generate community pride.

~ URBAN DESIGN - OBJECTIVES

Ensure high standards of construction in all forms of housing, as well as high quality

environments for all residents.

Provide for the revitalization of declining commercial areas through cooperative public/
private improvements, including urban renewal and the utilization of rehabilitation

financing and ordinance techniques.

Improve the visual quality of the District through landscaping and aesthetic
improvements of streets, highways, and commercial and industrial areas.

| Upgrade existing substandard areas through the reasonable application (enforcement)

of current codes and ordinances as well as beautification and renewal programs.
Create unique identification features at major entranceways to the District.

Preserve and create identifiable communities and a variety of hvmg environments
through urban design.

Vigorously support the inclusion of public open space such as parks, malls

landscaping, and plazas in the des1gn of new, renewed, or expanded commcrc1al areas.

AR, . .
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PARKS AND RECREATION - GOALS

To provide a variety of adequate parks and recreation facilities throughout the District.

PARKS AND RECREATION - OB VES

»  Encourage the preservation of unique natural areas for eventual park and recreation
" development in order to maintain the attractive character of the community and to provide
leisure opportunities for the population.

» Encourage residential developments to better develop, landscape and maintain their
neighborhood parks.

»  Acquire property in the most efficient and equitable manner to meet the present and
future needs and desires of the residents of the District for parks and recreation
opportunities.

»  Strengthen the partnership between government and private enterprise by encouraging
- and assisting the private sector in providing recreation opportunities. '

v

- "l“»v
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SECTION C: LEVEL II STRATEGIC EVALUATION CRITERIA: Review of
Project Compatibility with Asset Management Criteria

A secondary level of project review should be utilized for projects and proposals which could have a
significant potential impact on the physical character, economic structure or enviromental quality of the

Kent Narrows.

At this level the Planning Department and the County Commissioners should carefully evaluate the
degree to which a proposed development could negatively affect the value of the Kent Narrows as a
strategic asset for the County's future. The Narrows area, which has been targeted as a major focus for
the County's touﬁsf and visitor development efforts, has a limited amount of developable acreage and an
even more limited number o}k\e 7:;\)grr\cels which if developed inappropriately could permanently diminish

the ability of the County to reposition Kent Narrows as a destination place.

Clearly, if a project or probdsal does not meet the general criteria outlined in the ﬁreceeding secti’oh.the_
reviewing body would notify the sponsors of incompatibilities with established land use parameters,
master plan goals or strategic development objectives and would have no need to conduct a more detailed |
review. However, there may be proposals which meet the "Level [ Criteria", yet represent considerable
risks for the area from a benefit-cost perspective because of the project's use of a key parcel, impact on
adjacent properties, physical dimensions, infrastructure requirements or general affect on the charaétcr of

the Narrows,

The Level Il review criteria described below are intended to assist the County in evaluating any
proposals of this type that come under review during the Interim Period. (These criteria may be further ,
defined and elaborated through the strategic development process, so that they can be incorporated into

future land use, activity and facility guidelines.)
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The criteria related to a project's potential impact on the value of Kent Narrows as a strategic asset have

been organized into three evaluative steps.

First, an assessment should be made regarding the effect the project may have on the

limited number of key development parcels in the Narrows. Under-utilization of any of
the principal sites must be recognized as having a direct impact on the overall
development potential of the Narrows, and therefore on the value of the Narrows.

Second, an assessment of the type and scale of facilities proposed should be made to
determine the potential impact of the project on the physical character, infrastructure

systems economic structure of the Narrows.

Third, an assessment should be made of the developers qualifications to undertake the
proposed projeét. A failed project whether -- due to financial limitations, pobr planning
and design, or inadequate management experience -- will have a costly impact on the
value of the Narrows in "using up” limited sites and diminishing the image and
ambience of the area. |

26



. o -
. . -

Figure 6
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I1-1 Assessment of Project Impact on Strategic Sites and Areas

I-1-1 Background

The Kent .Narrows' 955 acres comprise less than one half percent of the total land area of Queen Anne's
County. The Narrows, which consist of two peninsulés totaling 2.6 miles in length, measures 1.5 miles
at its widest point. The jagged perirheter, which appears as a series of small peninsula-like reaches along
the northern and southern shore, results in sorhe twelve (12) miles of shoreline.

Bisected along the east-west axis by U.S. Highway 50 and Maryland's Route 18, the Narrows has
distinct northern and southern sectors. In addition, the peninsula-like extensions of thc land maés create
five sub-sectors along the northern shore and four along the southern shore. This configuration of
sectors and sub-sectors has allowed for a piecemeal pattern of development which includes outlet
shopping centers, maﬁﬁas, condominiums, seafood processing plants, and a range of roadsid;:

restaurants and shops.

Also, as described in Section B, the overlay of existing zoning conditions, c_ritical areas designations,
and wetlands regulations, reduce the total developable land to 37% and the prime developable land to
11% of the total acreage. Add to this the fact that the improvement of U.S. Highway 50 will result in
two intcfchanges which will substantially affect the differential value of land, and that the current
ownership pattern is characterized by small parcels, and it is relatively plain ot see that site location

decisions will be the single most significant factor in determining the future of the Narrows.

The sﬁratcgic development program, which will focus on key sites and their interconnections,will be less
than effective if projects are approved during the Interim Period that involve activities or facilities which
do not make optimal use of these sites as well as support the overall optimal use for the Narrows. In

order to address this concern, projects should be evaluated against four site criteria: 1) strategic location;

- (D site dimensions and requirements; 3 site adjacencies; (4) and relation to the relevant site sector.
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I-1-2 ite Evaluation Criteri
Reviewing prbjects in regard to their siting and use of a site involves four key evaluations.

+  Site Location Review: Development proposals should be reviewed in regard to the

estimated strategic value of sites. Sites which fall within the 11% of the area currently
designated as prime developable land deserve special scrutiny. Itis mbommended that
decisions on proposals for such sites be postponed until the adoption of the strategic

- development plan. Proposals for sites within areas that are cdnsidcrcd to have
developme_m‘ potential also should be closely evﬂuated, to ensure that prime -
development sites and current facilities are not negatively affected and ensure that the
proposed project does not constrain the development objectives being pursued throu gh

the strategic planning process.

«  Site Dimensions and Requirements: Development proposals should be evaluated

against the size of the site, the intensity of site dcvclopment and access requirements,
and any constraints imposed by the proposed development of the site. Larger parcels or
sites coﬁsisting‘ of a number of assembled parcels will have a higher potential impaCt on
the overall value and development potential of the Narrows. In addition, site access
requirements can impact a far wider area than the site under review. Current parameters
relating to development intensify (F.A.R.s) may be modified as a result of the strategic
development plan, but as noted in Section I-2, should be maintained during the Interim

Period.

« Site Adjacencies: The impact of a proposal on both developed and uﬁdeveloped sites

bordering the project, in close proximity to the project, or sharing a critical route of
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access to the project should be reviewed to ensure that the proposed siting does not

deleteriously affect the value of adjacent and proximate sites.

-/ Site Sector Review: Proposed projects should be reviewed in regard to the current uses
\r - . //_ ,/ and potential activities under consideration in a given sub-sector. A preliminary
(/ e _ definition of a sub-sector for the purposes of the Interim Period is any area north or
oE T ’\ south of U.S. Highway 50 which is made distinct by its land configuration, current use
SR .

!' pattern, or current ownership pattern. Nine sub-sector areas have been identified based
_ ,i’ on these considerations for the purposes of proposal evaluation during the Interim
Period. These sub-sectors have no regulatory or administrative status, and may or may
not be utilizd in the proposed strategic development program. Nevertheless, they |
rdughly define areas which will be directly impacted by a given site decision. (See

Appendix I)
Following these considerations, the body responsible for reviewing the project proposal should make a .

decision regarding whether the siting and site plan is responsive or unresponsive to the aforementioned

criteria.

29



. . “

Figure 7
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II-2-1 Backgroun
Development proposals under consideration during the Interim Period should be evaluated in regard to

their proposed uses and architectural configuration.

Just as the under-utilization of a key site can diminish the ovéral_l potential of the Kent Narrows, the
introduction of an activity or use which is incompatiblc with the development objectives for the area can

limit its value as a destination place.

This evaluation will i.nvolve a degree of judgement by the reviewing body as the strategic development

plan, which targets desired activities and facilities, is in the probess of development. Nevertheless,

" under grtending to the activities and facilities proposed for a site could result in the introduction of a

projcét which permanently potential value of the Narrows.

Three evaluative criteria should be used in reviewing project proposals during the Interim Management
Period: (1) the scale and type of facilities proposed; 2) the type of activities and uses which the pfoject
will introduce in the Narrows; and 3 any parﬁculaf servicing or infrastructure requirements that will be

required for operating the facility which involve direct or indirect costs to the County.
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11.2-2 Facility / Use Evaluation Criteria

Reviewing projects in regard to the scale and types of facilities and activities they involve requires that

three evaluative criteria be met:

»  Scale and Type of Facility: Development projects should be reviewed in regard to the
- scale of type of facility (or facilities) proposed for a site. |

The scale of a facility includes: the overall square footage; the intensity of use; the
elevation/facade dimensions; and the sizing and configuration of architectural elements.

' _Reviewihg the scale of the facility against the development objectives for the Narrows,
does not involve a thorough architectural review. A review of aesthetic quality cannot
be reasonably undertaken until clear design standards and goals are set for the Narrows.
(Clearly, if a proposal is seen as generally unsatisfactory or questionable, the reviewing
body should notify the developer of its concerns and suggest that re-submission occur
after a formal architectural review and critique can be conducted.)

In evaluating the more objective issues related to scale, the reviewing body should

“ensure that:

+ the square footage requirements of the facility do not exceed current land use
limitations and do not negatively affect accessibility within the site or between the

site and adjacent properties.:

+ the intensity of development (measured as a floor to area ratio or F.A.R)) falls
within the designated limits of current land use regulations and does not exceed the
capacities of the site to accomodate the proposed facility.

+ the height and linear dimensions of the facility's gleyation should be generally
compatible with surrounding uses; should not obstruct vs./ater' views; and should not
detract from the general objective to establish the Narrows as a destination for
tourists which maintains the character and ambiance of an Eastern Shore

community.
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'+ particular architectural elements or components (i.e.: towers, sheds, porches,
decks, signage, etc.) which are highlighted in the design should be reviewed to
ensure these elements also are gehcrally compatible with the objectives for
developing the Narrows; do not obstruct water views unnecessarily; and are
generally compatible with surrounding uses and sites.

+  Types of Activities and Uses: Development projects should be reviewed in regard to

the types of activities or uses proposed and the effect of these activities on the site and
the surrounding area.

A facility entirely within the limits of current land use parameters could for example
draw people and cars which greatly exceed the capacities of the site. Patterns of activity ‘
should be evaluated against daily (including evening), weekly and seasonal time
frames. Types of activities supported by the proposed project should be compatible
with the strategic development objectives for the Narrows.

»  Servicing and Infrastructure Requirements: The scale and type of facility, and the type

of activities and uses supported by the proposed development should be evaluated

‘against rcquired levels of public service and infrastructure support. The Plannin g
Department must therefore make an assessment of these requirements against the
current capacity of water,‘sewer and utility systerhs and particular servicing costs.

_ Projects which place high demands on physical and administrative systems will
generally require some form of developer or user financing. In general, such project§ ‘
should not be granted approvals duringihe Interim Period as the Strategic Development
Plan will identify uses that should receive public support and recommend developer fee
schedules and other sources of alternative infrastructure financing. However, in the
case of a very high value project (VHV project), the reviewing body may wish to grant
a conditional approval pending the satisfaction of infrastructure/servicing requirements

consistent with the guidelines developed in the Strategic Development Plan.

Following these considerations, the body responsible for reviewing the project proposal should make a
decision regarding whether the facilities and activities proposed are responsive or unresponsive to the

aforementioned criteria.
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I1-3 sment of Devel lifi

1-3-1 Background

Developrent proposals under considcration during the Interim Period should be evaluated in regard to

the qualiﬁcations, capacity and experience of the developer to successfully carry out the proposed

project.

It is not uncommon for investors and developers to take positions on available parcels prior to the

~ ratification of a plan, as these sites may increase in value as g result of the plan. In the case of Kent.

NarroWs, the limited number of key parcels and the general knowledge of the reconfiguration of the area

due to the U.S. Highway 50 improvements make certain parcels obvious targets for such speculation.

While the County cannot entirely eliminate land speculation, it should undertake a review of the

development team to ensure it has the capacity and experience to successfully implement the proposed

project. -
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-3-2 Developer OQualification Criteri
RevicWing project proposais in regard to developer qualifiéations, capacity and purposes involves three

evaluative criteria:

» Developer Qualifications and Project Experience: Development teams should be

‘required to submlt statements of their qualifications and capacities to caxTy out the
proposed prOJect which include:

.+ alist of similar projects which the dcvclopér/ team participated in with references
» alist of financing sources (lenders) involved in these projects _

'+ individual resumes and experiences of project team members with references
 the financing plan for the proposed project }
« the responsibilities of firms and members of the team or development entity

+ other projects or commitments which coincide with the proposed project

Any and all factors which the reviewing body feels uncertain about should be checked
out through references and/or through direct meetings with the prospective developer.

+« Developer Intentions and Responsiveness to Kent Narrows Development Objectives:

The proposed development may involve elements which either do not appear to fit with
the objectives guiding the development of the Kent Narrows or which simply require

explanation.

In meeting with the prospective developer on these issues, it is critically important to

ascertain the developer's responsiveness to:

» the general objectives set for developing the Kent Narrows as a destination place

»  modification of the proposed development to fit with these objectives and the
specific guidclines being formulated ‘ _

»  assuming certain costs for infrastructure / public services that may be required by
the proposed project ' _ | _

« awaiting formulation of Strategic Development Plan beforc resubmitting proposal

for approval
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+  Development Timetable and Critical Scheduling Issues: The proposed development
should be reviewed in regard to the construction timetable and in terms of any

scheduling issues which are critical to the success of the project. In particular, the

reviewing body should ensure that:

. the development timetable appears realistic in proposing a schedule which is neither
unreasonably compressed nor unduly stretched out
¢ the development team is fully aware of the construction schedule and requirements
- for U.S. Highway 50 improvements, and any relevant impacts are reflected in their
project schedule , | ‘
«  asuitable project scheduling document is submitted with the development proposal

for the purposes of a preliminary review
Following these considerations of the developers' qualifications, capacities and purposes the body

responsible for reviewing the project proposal should make a decision regarding acceptance of the

development team and its approach to the project.
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SECTION D: Types of Reviews, Requests and Issues Involving Level I and
Level 11 Evaluation Protocols

During the Interim Management Period, the County should anticipate four types of development- related
matters that may require Level I or II evaluative reviews or other administrative responses. These
include:

e Development Proposals

» Redevelopment Proposals, Property Improvement Plans and Facility Expansion Plans

» Land Acquisition and Assemblage Activity

Community-based Requests for Information or concerns re g'ardingrdevelopmcnt plans

-and economic impacts related to U.S. Highway 50 construction.

In general, each of these matters will entail a definite sequence of review and decision making steps

which can be addressed administratively. However, under special circumstances where issues of

~ governance or legal perogatives are involved, the County should consult legal counsel for advice.

Below, steps the County would normally pursue in reviewing each of these matters from an

administrative perspective are briefly outlined.
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1. Development Proposals

Development Proposals for parcels either owned or held under various forms of purchase/lease -
agreements, or through joint ventures between developers and land owners, or under any other

arrangement, should be evaluated through a four step process:

1.1 Preliminary Evaluation: the proposal should be reviewed to determine that the site is ‘
either owned, under agreement or purchasable by the proposing developer. Ideas or /
concepts for sites owned by the County (or by private owners not entertaining the sale .

of their properties) should be deferred from consideration during the Interim Period.

1.2 Level I Evaluation: development proposals should next be reviewed against the Level
evaluative criteria to determine whether projects meet the strategic development
: objectiVes set for the Narrows; comply with the regulatory, zoning and land use
conditions currently established for the Narrows area; and meet the relevant goals and
objectives of the County's Master Plan. | '

1.3 Level 11 Evaluation: development proposals which meet Level I criteria should be

reviewed against Level II evaluative criteria to ensure that projects do not adversely
affect the future value of the Narrows as a destination place in regard to: the projects' impact
on strategic sites and areas within the Narrows; the projects' impact of facilities and
activities which are part of the proposed ydevelopmem; and the capacity and é)&perience of the |
developer to carry out the proposed project with quality and in a timely manner.

The reviewing body should decide whether to approve the proposed project; deny
‘approval due to specified or general conditions relating to Level II criteria; or to suggest
that the developer modify and resubmit the proposal for review.

1.4 Special Circumstances: During the Interim Period project approvals should follow only
the most thorough evaluation. Developers should understand that project approvals will be
the exception during this period, as the County wishes to use the Strategic Development
Plan as the foundation for developing the Narrows. However, under special circumstanccs,.
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it may be in the best interest of the County to approve devclopmcnt proposals during the

Interim Period. These circumstances include:

»  Projects of Very High Value: which will increase the value of the Narrows and
appear consistent with the direction and purpose of the Strategic Development

objectives being pursued.

» Projects involving substantial developer risks/costs: in which a developer in full
compliance with current parameters and regulations is facing clear and substantiated
financial risks which can only be alleviated through an agreement to proceed.
Despite the lack of fit that may result with the Strategic Plan, the County wishes to
avoid unnecessary hardship for development teams who are in general compliance
with currently established criteria. Given the short time frame for completing the
Strategic Development Plan, if such cases exist, they should be rare exceptions.
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2. R men sal

Redevelopment proposals iﬁcluding property improvements and facility expansions should generally be
reviewed against the same procedhres and criteria as de_,velopment proposals. Obviously, .Levcl I criteria
relating to land use and zoning will gcnerally have been met as extant uses have been "grand fathered"
into the current zoning paraineters and landuse guidelines. However, expansions may involve changes

in the type of use or intensity of development that require modifications (i.e.: variances) to existing

TN,

conditions.

2.1 Preliminary Evaluation: any request should be from the owner or leasee of the property,
and meet the general regulatory parameters which currently serve as conditions for the
A \p\@ v ‘¢ property. The reviewing body may entertain granting a variance under special

‘ circumstances in which case the proposed improvement or expansion should be fully
evaluated against Level I and Level Il criteria. In the case of proposéd projects which do
not require variances or conditional approvals, the reviewing body may approve the project
pending compliande with Level I and Level II criteria; reject the proposed improvement as
generally inconsistent with'the objectives for the area; or suggest that the property owner or
party of interest resubinit the proposal respective of certain concerns or modifications prior

=
-

to Level I and II reviews.

2.2 Level I Evaluation: any property improvement or expansion and any plan for
redevelopment of an extant property, should be reviewed against Level I evaluative criteria,

The reviewing body should decide whether the project under review meets these criteria and
should be further evaluated against Level Il criteria; whether it fails to meet these criteria and
should be rejected; or whether a recommendation to resubmit the proposal should be made.

- 2.3 Level IT Evaluation: any property improvement or expansion, and any plan for
redevelopment of an extant property which meéts Level I criteria should then be evaluated

against Level II criteria pertaining to the projects impact on the value of the site and adjacent
sites, and the impact of expanded or redeveloped facilities. The reviewing body should
decide whether the project under review meets all relevant Level Il criteria and deserves
special consideration for an approval during the Interim Period; whether it fails to meet these

39
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criteria and should be rejected; or whether a recommendation to resubmit the proposal with

modifications should be made.

2.4 Special Circumstances: a proposal for property improvement, expansion or redevelopment
will generally meet the special circumstances required for approval during the Interim Period

under the following conditions:

*  The proposed Propefty Improvement clearly enhances the site and does not affect the
Strategic Development Objectives for the Kent Narrows, in any perceived manner.

« The proposed Property Improvement involves a project considered to be of "Very High
Value" which meets the relevant evaluative criteria and/or contributes to the overall "

development potential of the Narrows.

*+  The proposed Property Improvement involves a necessary condition for business
survival of proposing party and requires immediate action during the Interim Period
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The County cannot apply the Level I and II evaluaﬁve criteria in assessing land acquisition or assemblage
activity, despite the effect such investment may have on the future value and.dcvclopmcnt potential of the
Kent Narrows. Land acquisition activity can only be monitored limiting County‘ intervention to
maintaining an information base on the disposition and ownership of properties. However, the County

may wish to take one of two actions in circumstances that merit a more direct form of intervention.

3.1 Notification of Acquirer: the County may wish to notify the acquiring party that it is aware
of its activity and that a set of conditions apply to development in the Narrows which will be

elaborated and/or modified as the result of a Strategic Development Plan.

3.2 Call for Special Meeting: where strateglc sites or large parcels are being assembled, the
County may wish to call a meeting of the parties to inquire into their plans for the area, and -

review the goals and objectives of the County for the Narrows. Obviously, following the
Interim Period, the most productive means of gaining control over strategic parcels will be
for the County to acquire these sites through a development corporation (DEVCO) set up for
the explicit purpose of facilitating the Strategic Development Prljn for Kent Narrows.

—LN\\V“_ ‘l‘d\‘i'\‘ .
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4. Cmmu.uﬂ.ﬁns:df&nmn&

Community concerns will tend to be focused on three principal issues:

«  Concerns about the goals, objectives and alternatives regarding the Strategic
‘Development Plan and community access to the planning process
«  Concemns over development proposals which appear to threaten the future value or current

quality of life in the Narrows
« Concerns over delays in Administrative decision making regarding the adoption of a
Srategic Development Plan and/or decisions over development proposals made outside the

context of the plan
Three (3) forms of communication are suggested for addressing these concems through the Interim
Period. It may also be useful to employ these communication vehicles through the implementation

period and for addressing concerns that will inevitably arise during the construction of U.S. Highway 50

Improvements.

4.1 County Forums: a regularly scheduled series of open meetings on the development
options for the Kent Narrows should be held for the purpose of updating citizens and
addrcssmg concerns or questions.- These meetings should be held about once cvcry six

weeks or twice each quancrly period.

4.2 Focus Groups: intense, half-day sessions with small groups of ihdividuals representing
~ business ownefs., property owners, economic development interests, associations and civic
organizations, and the public sector should be held to guide the consultants and Plahning
Department in the formulation of the Kent Narrows development strategy.

4.3 Newsletter: a monthly newsletter should be prepared for wide distribution to make people
aware of the opportunities and challenges in éstablishing the Narrows as a destination place,
and to keep citizens updated on the development plan, the bridge construction schedule and
other issues impacting the Narrows. ‘
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These three vehicles provide various levels of communication which can reduce rumor and
speculation, and encourage active participation, during those periods where uncertainty and disconcert

is likely to be at its height.
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Figure 10
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